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Amendment No. 38 (National City Aquatic Center).  For Commission 
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SUMMARY OF STAFF RECOMMENDATION: 
 
Staff is recommending approval of the Port Master Plan Amendment (PMPA) as 
submitted.  The PMPA would allow for the construction of a new Aquatic Center 
providing recreational aquatic, safety, and environmental programs adjacent to the 
National City Marina and Pepper Park in the City of National City.  Mitigation measures 
have been incorporated into the project to ensure impacts to the sensitive resources in the 
adjacent Sweetwater Marsh complex are avoided.  Public recreational use and 
educational programs will be the primary operation at the Center. 
 
The appropriate motions and resolutions can be found on Page 2.  The main findings for 
approval of the PMPA begin on Page 4.
             
 
Port Master Plan Amendment Procedure.  California Code of Regulations, Title 14, 
Section 13636 calls for port master plan amendments to be certified in the same manner 
as provided in Section 30714 of the Coastal Act for certification of port master plans.  
Section 13628 of the Regulations states that, upon the determination of the Executive 
Director that the master plan amendment and accompanying materials required by 
Section 13628(a) are sufficient, the master plan amendment shall be deemed submitted to 
the Commission for purposes of Section 30714 of the Coastal Act.   
 
The subject PMPA was deemed submitted on December 8, 2006.  Within 90 days after 
this submittal date, the Commission, after public hearing, shall certify or reject the 
amendment, in whole or in part.  If the Commission fails to take action on the amendment 
submittal within the 90-day period, the proposed amendment is deemed certified.  The 
Commission must take action by March 8, 2007. 
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STAFF RECOMMENDATION: 
 
I. PORT MASTER PLAN SUBMITTAL - RESOLUTIONS
 
Following a public hearing, staff recommends the Commission adopt the following 
resolution and findings.  The appropriate motion to introduce the resolution and a staff 
recommendation are provided just prior to the resolution. 
 
RESOLUTION I (Resolution to approve certification of Port of San Diego Master 

Plan Amendment No. 38) 
 
 MOTION: I move that the Commission certify the Port of San Diego Master 

Plan Amendment No. 38 
 
STAFF RECOMMENDATION OF CERTIFICATION: 
 
Staff recommends a YES vote.  Passage of this motion will result in certification of the 
port master plan amendment and adoption of the following resolution and findings.  The 
motion to certify passes only upon an affirmative vote of a majority of the 
Commissioners present. 
 
RESOLUTION TO CERTIFY PORT MASTER PLAN AMENDMENT: 
 
The Commission hereby certifies the Port of San Diego Master Plan Amendment No. 38 
and adopts the findings set forth below on grounds that the amendment is consistent with 
Chapter 3 and Chapter 8 of the Coastal Act.  Certification of the amendment complies 
with the California Environmental Quality Act because either 1) feasible mitigation 
measures and/or alternatives have been incorporated to substantially lessen any 
significant adverse effects of the amendment on the environment, or 2) there are no 
further feasible alternatives and mitigation measures that would substantially lessen any 
significant adverse impacts on the environment that will result from certification of the 
port master plan amendment. 
 
II. FINDINGS AND DECLARATIONS. 
 
 The Commission finds and declares as follows: 
 
 A. Previous Commission Action.  The Commission certified the San Diego 
Unified Port District Master Plan on October 14, 1980.  The Commission has reviewed 
approximately thirty-six amendments since that date.   
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 B. Contents of Port Master Plan Amendments.  California Code of Regulations 
Title 14, Section 13656 calls for port master plan amendments to be certified in the same 
manner as port master plans.  Section 30711 of the Coastal Act states, in part, that a port 
master plan shall include all the following: 
 
 (1) The proposed uses of land and water areas, where known. 
 
 (2) The proposed design and location of port land areas, water areas, berthing, and 

navigation ways and systems intended to serve commercial traffic within the area 
of jurisdiction of the port governing body.   

 
 (3) An estimate of the effect of development on habitat areas and the marine 

environment, a review of existing water quality, habitat areas, and quantitative 
and qualitative biological inventories, and proposals to minimize and mitigate 
any substantial adverse impact.   

 
 (4) Proposed projects listed as appealable in Section 30715 in sufficient detail to be 

able to determine their consistency with the policies of Chapter 3 (commencing 
with Section 30200) of this division. 

 
 (5) Provisions for adequate public hearings and public participation in port planning 

and development decisions. 
 
The Commission finds that the proposed port master plan amendment conforms to the 
provisions of Section 30711 of the Coastal Act.  The proposed changes in land uses 
contain sufficient detail in the port master plan submittal for the Commission to make a 
determination that the proposed amendment is consistent with the Chapter 3 and Chapter 
8 policies of the Coastal Act.   
 
The proposed amendment was the subject of a Mitigated Negative Declaration under the 
California Environmental Quality Act.  The Mitigated Negative Declaration associated 
with the plan amendment was subject to public review and hearing and was adopted by 
the Board of Port Commissioners on October 10, 2006 as Resolution #2006-161.  A 
public hearing on the proposed master plan amendment was held and the amendment was 
adopted by the Board of Port Commissioners on October 10, 2006 as Resolution # 2006-
162. 
   
 C.  Standard of Review.  Proposed projects listed as appealable in Section 30715 
must be consistent with the policies of Chapter 3 of the Coastal Act.  As noted above, the 
proposed amendment would allow for construction of an aquatic center, which is an 
appealable project.  Therefore, the policies of Chapter 3 and Chapter 8 of the Coastal Act 
are the standard of review the proposed amendment.   
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 D. Summary of Proposed Plan Amendment.  The proposed Port Master Plan 
(PMP) Amendment would allow for the construction of a new, 4,700 square foot, 16 to 
22 foot high Aquatic Center providing recreational aquatic, safety, and environmental 
programs.  The aquatic center itself would contain office and reception rooms, locker 
rooms, watercraft storage, restrooms for center users, an outdoor classroom, security 
office, janitorial area, a mechanical/electrical room, security walls, fencing, and lighting.  
Programs at the center would include sailing, windsurfing, kayaking, outrigger canoeing, 
rowing, fishing, search and rescue courses, wildlife appreciation and marine science, 
environmental education, youth group classes, school outreach programs, Boy/Girl Scout 
events, and day camps. Health and safety courses would include first aid and safety, CPR 
courses, boating safety, emergency response, and lifeguard training.  
 
In addition to programs, the proposed Aquatic Center would be available for special 
activities such as specialty camps, theme birthday parties, and contracts with schools, 
special family events, community and corporate team building events, and environmental 
education.  All of the activities at the site would take place as part of a organized group 
program; no rentals or unsupervised watercraft use would be permitted. 
 
The proposed Aquatic Center would be located just east of Pepper Park, an existing 6-
acre public park within Subarea 58 of the National City Bayfront, Planning District 5 of 
the Port Master Plan in the City of National City (see Exhibit #2).  East of the project site 
is the National City Marina, which is currently under construction.  North and west of the 
project site are industrial areas in National City.  Paradise Creek and Marsh lies about ¼ 
mile to the east of the site, west of Interstate 5, running approximately 2,800 feet from the 
Sweetwater Flood Control Channel, while the Sweetwater Marsh complex and D Street 
Fill and mudflats lie immediately south of the flood control channel. 
 
Construction of the center would require demolishing the existing public restroom on the 
project site, as well as removal of an existing drinking fountain, a public pay phone, 8 to 
13 trees, turf, and concrete walkways, and restriping the existing parking lot to maximize 
the number of parking spaces.  The public restrooms would be replaced or temporary 
restrooms made available prior to the demolition of the existing restroom facility. No in-
water work would occur.  All trees proposed for removal would be relocated or replaced 
in the adjacent park, parking lot, or street medians, and native plant species would be 
incorporated into the proposed landscape improvements.  The existing access to the small 
boat dock on the Sweetwater Canal would be maintained and new walkways and 
continuous public access along the shoreline would be provided.  The new shoreline 
walkways would connect with the accessways at the adjacent marina to the east and 
Pepper Park facilities to the west. 
 
The site is currently designated for Commercial Recreation and Park/Plaza, and no 
changes to the land use designation are proposed.  Rather, the amendment would add 
“water dependent educational and recreational program facilities and activities” to the 
description of uses permitted in Commercial Recreation- and Park/Plaza-designated land.  
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A description of the Aquatic Center would be added to the National City Bayfront Precise 
Plan section of the PMP, and the Center would be added to the project list as an 
appealable project.  Completed or obsolete projects would also be deleted from the 
project list. 
 
The following new projects would be added to the project list: 
 

PEPPER PARK PUBLIC RESTROOMS:  Demolish and remove existing structure, 
drinking fountain, public pay phone, and landscape materials.  Construct new ADA 
compliant restroom facility, drinking fountain, public pay phone, walkways and 
landscape improvements. 
 
AQUATIC CENTER: Construct restrooms, locker rooms, offices, classrooms, 
watercraft storage, paved exterior activity areas, security walls, fencing, lighting, and 
landscape improvements.  Remove temporary classroom and storage facility and 
return pavement area to parking use. 

 
The aquatic center has been designated an appealable project. 
 
In addition, after discussions with Commission staff, the Port has agreed to make 
revisions to the proposed amendment to include the “Promenade” designation next to the 
Center on Figure 15 of the PMP, to make it clear that the walkway is to be maintained for 
continuous public access, and may not be impeded by activities at the Center.  The Port 
has also agreed to add the following langage to the text of the plan:  "The aquatic center 
will be primarily for public programs, events, and organized activities."  The language is 
intended to ensure that public recreational and educational events are always the focus of 
center activites, rather than private or corporate events.  
 
 E. Conformance with the Coastal Act. The proposed amendment would result in 
changes to land use categories and to the text and Precise Plan map in Planning District 6 
(Coronado Bayfront).  In order for the Commission to certify the proposed master plan 
amendment, the Commission must determine that the amendment conforms to the 
following applicable Chapter 3 and Chapter 8 policies of the Act: 
 
 1. Applicable Policies
 
Section 30210.
 
 In carrying out the requirement of Section 4 of Article X of the California 
Constitution, maximum access, which shall be conspicuously posted, and recreational 
opportunities shall be provided for all the people consistent with public safety needs and 
the need to protect public rights, rights of private property owners, and natural resource 
areas from overuse. 
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Section 30211. 
 
 Development shall not interfere with the public's right of access to the sea where 
acquired through use or legislative authorization, including, but not limited to, the use of 
dry sand and rocky coastal beaches to the first line of terrestrial vegetation. 
 
Section 30212. 
 
 (a)  Public access from the nearest public roadway to the shoreline and along the 
coast shall be provided in new development projects except where: 
 
 (1)  it is inconsistent with public safety, military security needs, or the protection 
of fragile coastal resources, 
 
 (2)  adequate access exists nearby, or,  
 
 [...] 
 
Section 30213. 
 
 Lower cost visitor and recreational facilities shall be protected, encouraged, and, 
where feasible, provided.  Developments providing public recreational opportunities are 
preferred. 
 
Section 30220
 
 Coastal areas suited for water-oriented recreational activities that cannot readily be 
provided at inland water areas shall be protected for such uses. 

 
Section 30221

 
 Oceanfront land suitable for recreational use shall be protected for recreational use 
and development unless present and foreseeable future demand for public or commercial 
recreational activities that could be accommodated on the property is already adequately 
provided for in the area. 
 
Section 30230. 
 
 Marine resources shall be maintained, enhanced, and where feasible, restored.  
Special protection shall be given to areas and species of special biological or economic 
significance.  Uses of the marine environment shall be carried out in a manner that will 
sustain the biological productivity of coastal waters and that will maintain healthy 
populations of all species of marine organisms adequate for long-term commercial, 
recreational, scientific, and educational purposes. 
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Section 30231. 
 
 The biological productivity and the quality of coastal waters, streams, wetlands, 
estuaries, and lakes appropriate to maintain optimum populations of marine organisms 
and for the protection of human health shall be maintained and, where feasible, restored 
through, among other means, minimizing adverse effects of waste water discharges and 
entrainment, controlling runoff, preventing depletion of ground water supplies and 
substantial interference with surface water flow, encouraging waste water reclamation, 
maintaining natural vegetation buffer areas that protect riparian habitats, and minimizing 
alteration of natural streams. 
 
Section 30240(b). 
 
  (b) Development in areas adjacent to environmentally sensitive habitat areas and 
parks and recreation areas shall be sited and designed to prevent impacts which would 
significantly degrade those areas, and shall be compatible with the continuance of those 
habitat and recreation areas. 
 
Section 30251. 
 
 The scenic and visual qualities of coastal areas shall be considered and protected 
as a resource of public importance.  Permitted development shall be sited and designed to 
protect views to and along the ocean and scenic coastal areas, to minimize the alteration 
of natural land forms, to be visually compatible with the character of surrounding areas, 
and, where feasible, to restore and enhance visual quality in visually degraded areas.... 
 
Section 30252. 
 
 The location and amount of new development should maintain and enhance 
public access to the coast by (1) facilitating the provision or extension of transit service, 
(2) providing commercial facilities within or adjoining residential development or in 
other areas that will minimize the use of coastal access roads, (3) providing 
nonautomobile circulation within the development, (4) providing adequate parking 
facilities.... 
 
Section 30253. 
 
 New development shall: […] 
 
 (4)  Minimize energy consumption and vehicle miles traveled. 
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Section 30255. 
 
 Coastal-dependent developments shall have priority over other developments on 
or near the shoreline.  Except as provided elsewhere in this division, coastal-dependent 
developments shall not be sited in a wetland.  When appropriate, coastal-related 
developments should be accommodated within reasonable proximity to the coastal-
dependent uses they support. 
 
Section 30708
 
 All port-related developments shall be located, designed, and constructed so as to: 
 
 (a)  Minimize substantial adverse environmental impacts.  
 
 (b)  Minimize potential traffic conflicts between vessels. 
 
 (c)  Give highest priority to the use of existing land space within harbors for port 
purposes, including, but not limited to, navigational facilities, shipping industries, and 
necessary support and access facilities. 
 
 (d)  Provide for other beneficial uses consistent with the public trust, including, 
but not limited to, recreation and wildlife habitat uses, to the extent feasible. 
 
 (e)  Encourage rail service to port areas and multicompany use of facilities. 
 
 2. Findings for Consistency with Chapter 3/Chapter 8 of the Coastal Act
 
As cited above, Section 30221 requires that “oceanfront land suitable for recreational use 
shall be protected for recreational use and development unless present and foreseeable 
future demand for public or commercial recreational activities that could be 
accommodated on the property is already adequately provided for in the area.”  Section 
30213 requires the provision of lower cost visitor and recreational facilities, where 
feasible, and that public recreational opportunities are preferred.   
 
The proposed amendment consists of changes in allowable land uses and adds two new 
projects to the project list.  As noted above, the land area proposed for the Center is 
currently designated half as “Park, Plaza” and half “Commercial Recreation,” even 
though the existing land use is a public restroom.  The Pepper Park parking lot is also 
designated Commercial Recreation.  The designation suggests that at one time, this area 
was planned for more intensive commercial uses, such as the “Commercial Support Area: 
Construct buildings, parking, landscape” listed on the PMP project list for the area.   
 
The current amendment would not make any revisions to the underlying land use, but 
would instead allow “water dependent educational and recreational program facilities and 
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activities” as a permitted use in both Commercial Recreation and Park/Plaza designated 
area.  As proposed, the aquatic center is mainly designed for recreational and educational 
type uses, although some community and private uses such as government and corporate 
retreats will also be permitted.  Overall, the Center will be more publicly-oriented than 
many commercial recreation uses (such as hotels, retail stores, and restaurants), and will 
increase opportunities for lower-cost water-dependent programs around San Diego Bay.  
In support of the publicly-oriented nature of the uses at the site, the Port has agreed to add 
the following langage to the text of the plan:  "The aquatic center will be primarily for 
public programs, events, and organized activities."  As such, it is clear that public 
recreational and educational events must always be the focus of center activites over 
private or corporate events.  
 
The proposed aquatic center and promenade will provide new and improved public 
access and recreational opportunities along San Diego Bay.  Continuous public access 
will be provided around the site in a replaced promenade approximately 8.5 to 14.5 feet 
in width.  The Port has agreed to revise the initial amendment submittal to put the 
“Promenade” designation on Figure 15, next to the Center, to clearly indicate that the 
walkway is a public recreation use to be maintained for continuous public access 
unimpeded by activities at the Center. 
 
There are no sensitive biological resources on the project site itself, but the site is within 
¼ mile of Paradise Marsh and located just north of the D Street Fill and Sweetwater 
Marsh Complex of the Sweetwater National Wildlife Refuge (SMNWR), which is known 
to support federally listed endangered and threatened species.  Mitigation measures have 
been incorporated into the project to ensure impacts to sensitive species are minimized or 
avoided.  These include construction and post-construction best management practices to 
prevent sediments and other pollutants from entering the Sweetwater Channel, a 
requirement that lighting be shielded and directed away from the refuge, using only non-
reflective glass, preferably with etchings, decals or other methods to make windows 
visible, and installing anti-perching structures on the edges and peaks of the building roof 
and mechanical equipment.  To reduce potential human disturbance to the refuge from 
recreational activities taking place at the center, physical barriers and signage will be 
placed around the refuge to prevent encroachment onto the refuge, similar to the 
measures taken for the adjacent National City Marina.  Aquatic Center watercraft will not 
be rented or made available for unsupervised use, to limit the potential for accidental or 
intentional encroachment into the refuge.  The aquatic center facility will also develop 
and implement an education program that includes education on the program boundaries 
and location of sensitive habitats.  
 
There are currently 68 general and 23 trailer parking spaces on the site.  The project is not 
expected to result in a significant increase in the demand for parking in the area, because 
the bulk of the users attending courses at the center would be elementary, middle, and 
high school age students shuttled to and from the site from the South Bay Family YMCA.  
The parking study performed for the project estimates that classroom uses could generate 
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demand for up to 30-40 parking spaces in the evenings and on weekends.  Staff parking 
for the center will require five parking spaces.   
 
The parking study concluded that no adverse parking impacts are expected under typical 
conditions of project operation.  However, the study notes that if parking were to become 
an issue post-project, overflow parking could use the nearby Goesno Place and Tidelands 
Avenue parallel curb spaces, as yet unmarked.  Thus, the project is not expected to result 
in a parking deficit or impacts to public access or recreation. 
 
The project site is located approximately ½ mile west from portions of I-5 that are 
eligible for scenic highway designation.  In addition, the project site is visible from State 
Route 75 in Coronado, which is a designated scenic highway as outlined by the 
California State Scenic Highway mapping system.  However, the I-5 corridor essentially 
blocks all views of the project site and vicinity for the urban areas of National City and 
Chula Vista to the east of the freeway.  The proposed Aquatic Center Project would not 
substantially alter or block views from the scenic vistas or highways.  The proposed 
building will be 16-22 feet high, set back from the shoreline from approximately eight to 
14 feet, and will have architectural details, overhangs and façade variations to provide 
visual appeal.  Views of the open ocean would remain available from the park, portions 
of the marina, and other surrounding areas.  Therefore, the project would not result in an 
adverse impact on views or the visual quality of the area. 
 
In summary, the PMPA will provide lower-cost visitor and public recreational 
opportunities, which are preferred and protected under both Chapter 3 and 8 of the 
Coastal Act.  No adverse impacts to recreational, biological, or visual resources are 
expected.  Therefore, the Commission finds the Port Master Plan Amendment to be 
consistent with the Chapter 3 and Chapter 8 policies of the Coastal Act regarding public 
recreation, biological resources, and visual quality.  
  
 F.  Consistency with the California Environmental Quality Act (CEQA).  
 
As described above, the proposed amendment does not have the potential to result in 
resource damage in the form of individual or cumulative impacts to sensitive resources, 
recreation, or visual quality.  No significant, unmitigable environmental impacts were 
identified.  The proposed amendment was the subject of a Mitigated Negative 
Declaration under CEQA.  The MND was subject to public review and hearing and was 
adopted by the Board of Port Commissioners.  The proposed amendment will not result 
in significant adverse impacts to the environment of the coastal zone and there are no 
feasible alternatives or feasible mitigation measures available which would substantially 
lessen any significant adverse effect which the amendment may have on the environment.  
The Commission therefore finds the amendment is consistent with the California 
Environmental Quality Act. 
 
(G:\San Diego\Reports\Port\PMPA #38 National City Aquatic Center stfrpt.doc) 
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